
LINCOLN/LANCASTER COUNTY PLANNING STAFF REPORT
_________________________________________________

for April 13, 2005 PLANNING COMMISSION MEETING

PROJECT #: Annexation #05005, Change of Zone No. 05020, Prairie Village North
Planned Unit Development

Note: This is a combined staff report for related items.  This report contains a single background and analysis
section for all items.  However, there are separate conditions provided for each individual application. 

PROPOSAL: This is a request for an annexation and a Planned Unit Development for
Prairie Village North.  There are two PUD options, of which only one
may be approved.  

Option A: 800,000 square feet of commercial
850 dwelling units

Change of Zoning from AG to R-3, R-5, O-3, and B-2 

Option B: 525,000 square feet of commercial
1,090 dwelling units

Change of Zoning from AG to R-3, R-5, O-3, and B-2 

LOCATION: Generally located on the northeast corner of N. 84th and Adams Street.

LAND AREA: 230 acres, more or less.

CONCLUSION: Option A and Option B are both in conformance with the Comprehensive
Plan, Zoning and Subdivision Ordinances, however, option A is preferred due to a layout
which is more consistent with design principles in the Plan, potential to handle more traffic on
internal streets and better transition of more intensive commercial uses away from existing
church and school and single family homes.

RECOMMENDATION:  
Annexation: Conditional approval
Change of Zone/Planned Unit Development: Conditional approval
Waivers:

To allow the coordination of the preliminary plat process . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . Approval
To delay the submittal of detailed grading, paving profiles, storm water detention,

storm sewer calculations, lot layout and street curve data . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . Approval

To allow sanitary sewer to flow opposite street grades . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . Approval
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GENERAL INFORMATION:

LEGAL DESCRIPTION: See attached.

EXISTING ZONING:  AG, Agricultural.

EXISTING LAND USE:  Acreage, undeveloped.

SURROUNDING LAND USE AND ZONING:  

North: Lancaster Event Center P
South: Residential, undeveloped AG, R-3
East: Undeveloped AG
West: Cemetary P

ASSOCIATED APPLICATIONS: Comprehensive Plan Amendment #05012

COMPREHENSIVE PLAN SPECIFICATIONS: The ANNEXATION POLICY is found on pages F-154
and 155 of the 2025 Comprehensive Plan. 

 F-38 Commerce Centers should generally contain a mix of land uses, including residential uses. Higher
density residential uses should be included in and/or adjacent to all commercial centers. Single use
centers are discouraged - for example, office parks should include a supporting retailing component,
while shopping centers should include an applicable amount of office uses.

Strip commercial development is discouraged. Commerce Centers should not develop in a linear strip
along a roadway nor be completely auto oriented. 

Buildings and land uses at the edge of the center should be compatible with adjacent residential uses.
Examples of compatible land uses include offices or child care centers. Buildings should be
compatible in terms of height, building materials and setback. Small compatible commercial buildings
at the edge could include retail or service uses. Buildings with more intrusive uses should have
greater setbacks, screening requirements and be built of more compatible materials.

The most intensive commercial uses, such as restaurants, car washes, grocery stores, gasoline/
convenience stores and drive thru facilities should be located nearer to the major street or roadway
and furthest from the residential area. Lighting, dumpsters, loading docks and other service areas
should be shielded from the residential area. (Page F 41)

F-45 Community Centers  “may vary in size from 300,000 to nearly a million square feet of commercial
space. Typically, new Community Centers will range from 300,000 to 500,000 square feet.” 

F-46-47 Neighborhood Centers typically range in size from 150,000 to 250,000 square feet of
commercial space.
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Neighborhood centers provide services and retail goods oriented to the neighborhood level,
such as Lenox Village at S. 70th and Pioneers Boulevard, and Coddington Park Center at
West A and Coddington.

These centers typically serve the neighborhood level. It is anticipated that there will be one
neighborhood center per one square mile of urban use. For areas of less than one square
mile, the maximum size of the center will be reduced proportionally.

Neighborhood Centers are not sited in advance on the land use plan. However, in
neighborhoods oriented to greater pedestrian activity and residential density, two
neighborhood centers may be located within a square mile of urban residential use.

Neighborhood Centers should generally not develop at corners of intersections of two
arterial streets due to limited pedestrian accessibility and impact on the intersection –
locations 1/4 to ½ mile from major intersections are encouraged, particularly if there is to
be more than one commercial center within a square mile of urban residential use. There
may be circumstances due to topography or other factors where centers at the intersection
may be the only alternative.

F-87 Increasing the use of alternate means of transportation, including public transportation, bicycle
transit, and pedestrian movement, by improving and expanding facilities and services and
encouraging compact, walkable land use patterns and project designs.

F-91 This area is shown as an “unbuilt new proposed pedestrian activity center”.

Activity Corridors and Centers - These areas tend to be located along arterials, particularly where
two major arterials might intersect. These locations often have strip commercial or “L” shaped
neighborhood shopping centers. Directness and safety for pedestrians going to, from, and within
these corridors and centers should be stressed.

F-25 This area is shown as Urban Residential in the Comprehensive Plan.

F-29 Most of the area is shown in Tier 1, however it appears a small northwest portion is in Tier 2.

F-31 The extreme eastern portion is shown in Priority A, the remainder of the area shown in Tier 1 is
indicated as Priority B.  Tier 2 does not delineate priority areas.

F-65 Guiding Principals of Residential - Affordable housing should be distributed throughout the region to
be near job opportunities and to provide housing choices within every neighborhood. Preserve
existing affordable housing and promote the creation of new affordable housing throughout the
community.

F-66 The guiding principles for new neighborhoods are a combination of principles found in this section in
addition to the principles for all other sections within the plan, such as Business and Commerce
and Mobility and Transportation. A neighborhood is more than housing – great neighborhoods
combine all the elements of parks, education, commercial areas, the environment and housing
together in one place.
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F-67 Encourage a mix of housing types, single family, townhomes, apartments, elderly housing all within
one area;

 Similar housing types face each other: single family faces single family, change to different use at
rear of lot

Parks and open space within walking distance of all residences;

Multi-family and elderly housing nearest to commercial area;

Pedestrian orientation; shorter block lengths, sidewalks on both sides of all roads;

Public uses (elementary schools, churches) as centers of neighborhood – shared facilities (city
parks & school sites).

HISTORY:  The City Council approved the Prairie Village Preliminary Plat, south of
Adams Street in July 2002.

The City Council and County Board approved Comprehensive Plan Amendment #04012
which eliminated the industrial and community size commercial center on the northeast
corner of 84th and Adams Street and instead designated the area for urban residential
with a smaller neighborhood size commercial center In June 2004.

UTILITIES: The timing of infrastructure improvements will be determined by the
annexation agreement.  Once approved, utilities will be available to the site.

TRAFFIC ANALYSIS: N. 84th Street and Adams Streets are identified as arterial streets
in the Comprehensive Plan.  The future bypass is expected to have an interchange at the
Adams Street intersection.

The Comprehensive Plan indicates N. 84th Street as a six-lane arterial with 140' of right of
way, and 150' of right of way at the intersection of Adams Street.  Adams Street is
indicated in the Plan as a 2 lane plus center turn lane roadway west of N. 84th Street. 
Although traffic projections showed substantial future traffic on this segment, the
established pattern of homes was thought to preclude a wider street.  Adams Street east
of N. 84th Street is indicated in the Plan as a four lane facility.

A summary of traffic improvement needs, submitted by the applicant, is attached.  The
timing of improvements and responsibility of the applicant will be determined in an
associated annexation agreement prior to City Council action.

There is a proposed trail located on Adams Street in the Comprehensive Plan.  Parks
Department and Planning Department staff met to discuss the best location for the trail. 
The Parks Department indicated a preference of the trail to be located along Leighton
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Avenue because the Lincoln Public Schools may propose a school location and there is a
future linear park, both north of Leighton Avenue.

PUBLIC SERVICE: The Lincoln Fire Department indicated a need for more fire stations
to provide adequate response time.  This area will be served by the Havelock Fire Station.

ENVIRONMENTAL CONCERNS: There is existing flood plain in the northeast corner of
the plat, approximately 4 acres.  This is shown to be preserved in an outlot and reserved
for a public neighborhood park.  

ANALYSIS:

1. This is a request for a conceptual planned unit development for a mix of
commercial, office and residential.  The applicant presents two options, which are
outlined in their attached letter.  The applicant indicates that only one option will be
chosen to proceed to Planning Commission and City Council, depending on
whether Wal-Mart chooses to pursue a site on the northeast or southeast corner of
this intersection..  The underlying districts are proposed to be R-3, R-5, O3 and B-2. 
Unless the regulations of the district are specifically modified, all requirements of
the underlying district shall apply.

2. Option A requires the approval of a comprehensive plan amendment, which is a
separate application and staff report.  The staff report for the amendment
recommends approval to the amendment, indicating that the request is in
conformance with the goals and objectives of the Comprehensive Plan.  Planning
staff finds Option A to be in conformance with the associated Comprehensive Plan
Amendment.  

3. Option B is in conformance with the existing Comprehensive Plan as submitted. 
The Comprehensive Plan indicates commercial on the southeast corner and
designates the northeast corner as a neighborhood commercial center.

4. Both options propose a variety of residential and commercial uses.  Both options
indicate a transition from the higher intensity commercial uses to the residential
areas.  However, Option A is preferred because the uses and layout more closely
follow design principles in the Comprehensive Plan, the internal streets can be
designed to handle some of the increased traffic, and transitional land uses may be
located as a buffer.

5. The applicant requested a waiver to coordinate the PUD and preliminary plat
process.  This is consistent with the Planning Department’s goal to streamline the
development process; however, generally all information required of a preliminary
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plat is submitted with the project.  The applicant requested to delay the submittal of
detailed grading, paving profiles, storm water detention, storm sewer calculations,
lot layout and street curve data.  If this waiver is granted, all plans must be in
conformance with all design standards and development standards.  Planning staff
is currently working on a text amendment to allow this type of conceptual
submission without necessitating a waiver request.  However, that text is not yet
approved and a waiver request is required.  Planning staff recommends approval to
this request.  The applicant requests a waiver to allow sanitary sewer to flow
opposite street grades at a specific location, indicated in their attached letter.  The
Public Works and Utilities Department recommends approval to this waiver,
provided that depths are not exceeded.

6. Annexation policy:

! Land which is remote from the limits of the City of Lincoln will not be
annexed; land which is contiguous and generally urban in character
may be annexed; and land which is engulfed by the City should be
annexed. 

! Annexation generally implies the opportunity to access all City
services.  Voluntary annexation agreements may limit or otherwise
outline the phasing, timing or installation of utility services (i.e., water,
sanitary sewer) and may include specific or general plans for the
private financing of improvements to the infrastructure supporting or
contributing to the land uses in the annexed area. 

! Plans for the provision of services within the areas considered for
annexation should be carefully coordinated with the Capital
Improvements Program of the city and the county." 

An annexation agreement is required.  With an annexation agreement, the request
is in conformance with the annexation policy. 

6. The Public Works and Utilities Department has several comments as indicated in
their attached memo.  

7. The Parks Department had several comments as indicated in their attached memo.

8. The Lincoln Lancaster County Health Department had several advisory comments
as indicated in their attached memo.
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9. Several street names approximate or delicate existing streets and must be
renamed.

CONDITIONS:

Site Specific:

1. After the applicant completes the following instructions and submits the documents and
plans to the Planning Department office and the plans are found to be acceptable, the
application will be scheduled on the City Council's agenda:

1.1 Revise the site plan to show:

1.1.1 Revisions to the satisfaction of the Public Works and Utilities
Department 

1.2.1 Revisions to the satisfaction of the Parks Department,

1.2.2 Utility easements as requested by Lincoln Electric System.

1.2.3 Street names that do not approximate nor duplicate existing street
names.

1.2.4 A note on the plat indicating that all final details typically required on a
preliminary plat must be indicated in the planned unit development
and approved by administrative amendment by the City prior to
development of the site.

1.2.5 Remove the Planning Commission approval block.

1.2.6 Provide a density calculation table on the site plan.

1.2.7 Identify all proposed buildings and outline uses with floor area on the
site plan.

2. This approval permits the following (only one may be approved):

Option A: 800,000 square feet of commercial
850 dwelling units

With waivers to coordinate the preliminary plat process, to delay the
submittal of detailed grading, paving profiles, storm water detention,
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storm sewer calculations, lot layout and street curve data and to allow
sanitary sewer to flow opposite street grades.

Option B: 525,000 square feet of commercial
1,090 dwelling units

With waivers to coordinate the preliminary plat process, to delay the
submittal of detailed grading, paving profiles, storm water detention,
storm sewer calculations, lot layout and street curve data and to allow
sanitary sewer to flow opposite street grades.

General:

3.  Before receiving building permits:

3.1 The permittee shall have submitted a revised and reproducible final plan.

3.2 The construction plans shall comply with the approved plans.

3.3 Final Plats shall be approved by the City.

STANDARD CONDITIONS:

4. The following conditions are applicable to all requests:

4.1 Before occupying the commercial or dwelling units all development and
construction shall have been completed in compliance with the approved
plans.

4.2 All privately-owned improvements shall be permanently maintained by the
owner or an appropriately established owners association approved by the
City Attorney.

4.3 The site plan accompanying this permit shall be the basis for all
interpretations of setbacks, yards, locations of buildings, location of parking
and circulation elements, and similar matters.

4.4 This resolution's terms, conditions, and requirements bind and obligate the
permittee, its successors and assigns.

4.5 The City Clerk shall file a copy of the resolution approving the permit and the
letter of acceptance with the Register of Deeds.  The Permittee shall pay the
recording fee in advance.
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Prepared by:

Becky Horner, 441-6373, rhorner@lincoln.ne.gov
Planner

DATE: April 1, 2005

APPLICANT/ Steve Champoux CONTACT: Jason Thiellen
OWNER: Prairie Homes EDC

2045 S. Folsom Street 2200 Fletcher Avenue
(402)476-6599 Suite 102

(402)438-4014

F:\FILES\PLANNING\PC\CZ\05000\cz 05020.pvn.rdh.wpd
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